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Density - Impact - Form

Balanced Emphasis Leads to More Predictable Results

Goal of Proposed Draft – Equalized Emphasis

Land Use Impact Form
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Small Lot Residential (New)
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Traditional Multiple Residence
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Specialty & Mixed Use
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Bulk Standards:
Controls of Form, Placement and Massing 

 Setback: Min. Distance from a Defined Point

 Build-to Line: Max. Distance from Defined 
Point

 Building Height: Can be Either Max. or Min. 

 Orientation Reqs: Defines where or how an 
item may be placed or directed

 Articulation Reqs: Requires Building Mass to 
Have Defined Characteristics to Create 
Architectural Interest in Building Form

6



Impact Standards
 Landscaping: 
 Soften Hard Edges, Provide  Visual Transition

 Improve Appearances from Street 

 “Buffer” Differing Land Uses, Setbacks

 Provide Dust Control and Shade

 Parking Requirements: Typically On-site
 Help Keep Traffic Flowing on Major Streets

 Keep Unauthorized Parking from Adjacent Lots

 Screening Requirements: 
 Limits “Bad Views” 

 Buffer Differing Land Uses
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Impact Standards 

Landscaping, Buffering and Shading
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General Purpose of 
Residential Districts
 Provide for the orderly, well-planned, and 

balanced growth of residential neighborhoods.

 Provide for a variety of housing types in a range 
of densities.

\

 Promote the development of residential 
neighborhoods with well-designed 
transportation links to educational, 
employment, commercial and recreational 
destinations, and which encourage walking, 
biking, and the use of public transit .
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General Purpose of 
Residential Districts
 Establish design standards to help create distinct and 

attractive residential neighborhoods, upgrade the 
quality of multi-family housing, and ensure that new 
residential development is well-integrated into 
surrounding neighborhoods. 

 Provide for appropriate public and quasi-public uses 
such as parks, playgrounds, religious facilities, and 
day care centers where they are compatible with and 
preserve and/or improve the quality of life in 
residential neighborhoods.

 Provide development patterns that encourage energy 
conservation and provide opportunities for 
renewable energy production.  
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Changes to Multiple Residence

 Same Name, Different Abbreviation

 Restoration of Historical Pre-1988 Density Caps

 RM-2: From 12 to 15 du/ac

 RM-3: From 17 to 20 du/ac

 RM-4: from 25 to 30 du/ac

 New RM-5 District: 43 du/ac (Pre-1985 R-4 Cap)

 Urban Character Designator Standards

 Design Objectives

 Residential Building Form Standards
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Urban Character Designator
 Abbreviated RM-3U, or RM-4U

 RM-5 district: U-Character Standards are only option
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RM Comparison:
Conventional  & Urban Standards

13



RM Comparison:
Conventional  & Urban Standards
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RM Comparison:
Conventional  & Urban Standards
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RM District with U Designator
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RM District with U Designator
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RM-5 or MX-U and BIZ Overlay
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Cozy By Design
Communities for the 21st

Century

&
Visualizing Density 

by Julie Campoli and Alex S. MacLean

The following slides contain examples 
gathered from:
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Two-story attached, but separated by one-story garages
Six homes are grouped with front doors and living rooms facing auto-free courtyards where toddlers play, 
while back doors and patios face auto-courts where older children on wheeled toys can play.

12/acre
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Auto-free courts (top) create well-supervised play spaces for younger children

with only six homes per court. Small, dead-end auto courts (lower left) at the rear of the homes

create safe play areas for older children.  One-story garages separate the two-story homes

for more privacy and varied street views (lower right).

Courtyard Clusters: 12/acre
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3 in 1: A Big ‘House’

15/acre

Three smaller town homes 
(900-1400 sf) are grouped 
together to look like one 
larger home that fits into a 
neighborhood of single-
family homes.
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Apartment 
Building as a ‘Bed 
and Breakfast Inn’

20/acre

With careful massing 
and porch design, a 12-
unit apartment building 
can look like a charming 
‘bed and breakfast inn’, 
fitting into an older 
single family 
neighborhood.
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Acceptable Coziness: Lower massing in the front on the street, 

higher massing in the rear along the interior auto courts 25/acre

Street edge  
Auto courts 

In-place expansion
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Live-Work: Re-Populating Formerly Commercial Boulevards 35/acre

Double-height front rooms can be 
used as living rooms or businesses.  
Front patio walls provide privacy 
and sound protection, but large 
windows in the patio walls allow 
them to be used as show windows 
for businesses.

25



Front Business / Rear Residential
Behind the storefronts, families 
use the auto-court for social 
gatherings and play areas.
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Auto + Pedestrian Courts

35/acre
1-auto/unit
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Pedestrian Courts

Auto Courts 28



Senior Housing as
‘Grand Hotel’

35/acre
(one-bedrooms)29



An Apartment Building as a ‘Lodge’

Seniors

Formerly Homeless Women and Children

40/acre
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www.mesaaz.gov

Planning.Info@mesaaz.gov
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